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2022 Local Board of Appeal and Equalization 

Petitioner # 84 
Kellie Christensen 
Patricia Lugtu 
17678 83rd Ave N 
19-119-22-11-0007 

2022 Assessed Value: $1,001,300 
Recommendation: No change 

This report is not an appraisal as defined in M.S. $82B.02 (subd.3) nor does it comply with the Uniform Standards of 
Professional Appraisal Practice. It is intended to be used as a reference only and any use other than its intended use is 
prohibited and unlawful The author does not represent this to be an appraisal and is not responsible for any inappropriate use. 
It is a report of public records using a mass appraisal technique. 



fl City of Maple Grove sf Assessing Department 
2022 Local Board of Appeal and Equalization 

- Staff Report e 

Petitioner # 84 
Property Owner(s): Kellie Christensen 

Patricia Lugtu 
Property Address: 17678 83rd Ave N 

PID #: 19-119-22-11-0007 

Market Value 

Assessment Year 2022 $1,001,300 
Assessment Year 2021 $777,500 
Assessment Year 2020 $733,200 

Sale: I May 1, 2002 $405,000 

Assessor Recommendation: 
No change 

Appraiser: Last Inspection Date: 

Randy Delong April 11, 2022 

Comments: 

PETITIONER'S CONCERNS 

Petitioner believes her proposed value is too high. She submitted data that charts her values and 
taxes from 2002 to 2022. The petitioner also references a blanket increase on Weaver Lake homes 
and does not believe that is fair. She thinks valuation should consider list prices and not just sale 
prices. The petitioner is asking for a reduction to between $800,000 and $825,000 based on the 
historical trend of value increases on the subject property. 

DESCRIPTION OF SUBJECT 

The subject property is a single family home located on Weaver Lake. The site has 108 front feet 
of lake shore and is .39 acres. The structure is a 1968 rambler that had a significant addition and 
remodel in 2012 with a finished basement. It has 2,006 square feet of gross building area. An 
appraiser visited the home and found 2 items that were updated on the property record. There is a 
large chimney that was removed from the basement finish total and there was a screen porch w/ 
retractable screens under the deck built in 2014. The screen porch will be added to the record for 
the 2023 assessment. 

COMPARABLE SALES INFORMATION 

The comparable sales used are the three lake shore rambler sales most similar to the subject. 
Comparable sale 1 is on Weaver Lake but is significantly smaller and lacks the same level of 
updating as the subject property. Comparable 2 is located on Fish lake. It is a little smaller and 
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also lacks the level of updating when compared to the subject property. Comparable 3 is located 
on Fish lake and is of similar size but lacks the updating; the site is somewhat superior due to its 
large size and front feet of lake shore. 

REVIEW OF PETITIONER CONCERNS 

Petitioner provided a chart of value growth and taxes for her property. Since the completion of the 
addition and updating, the taxes have ranged from $8,569 in 2016 to $10,129 in 2020. This seems 
relatively stable considering the overall value has increased from $536,200 to $777,500. 

The assessor's office is required to update the estimated market value of each property annually 
based on the sale prices of similar properties. With the limited number of sales on lake shore, the 
assessor's office closely monitors sale data and adjusts values based on that data, adjusting for the 
differences in both land and building characteristics. The high sale prices this year in Maple Grove 
in general and on Weaver Lake in particular have resulted in significant increases in estimated 
market values. 

While property values are used to determine the overall share of the property tax levy, the tax rates 
are set independently of the assessor's office in the budgeting process. The change in the budgets 
for the school district, city, and county will be the primary factor in determining the property tax 
increase or decrease, not the change in estimated market value. 

CONCLUSION 

When adjusted for differences between the subject and comparable sales, the market indicated 
value of the subject is $1,031,200. Consequently, the comparable sales support the 2022 estimated 
market value. 

Minnesota Statute 270.12 requires that sale prices used to establish estimated market values for 
property tax purposes are adjusted for changes in market conditions between the sale date and the 
assessment date. Due to what happened in the real estate market in 2021, these market condition 
adjustments were large resulting in significant value growth between the 2021 and the 2022 
assessment. 

Previous Value Adjustments/Board Appearance: 

2011 $94,200 Local Board reduction 
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Subject Data Summary 

PID#: 
Property Address: 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(l 20): 
Owner(s): 

Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
Last Sale: 
Lot Size: 
Zoning: 
Dwelling Type: 
Style: 
Bedrooms: 
Baths: 
Actual Year Built: 
Gross Building Area: 
Basement Area: 
Bsmt Finished%: 
Total Finished Sq Ft: 
Garage #l: 
Garage #2: 

]9-119-22-11-0007 
17678 83rd Ave N 
Maple Grove, MN 55311 
No 
006/001 
Kingsbury's Lakeview Terrace 

Kellie Christensen 
Patricia Lugtu 
Residential Lakeshore - Homestead 
1,001,300 
777,500 
733,200 
5/1/2002 - 405,000 - Other - 11 
17, IO I Sq.Ft. I .39 Acres 
R2 
Single Family 
One Level/Rambler 
4 
3 
1968 
2,006 
1,932 
87 
3,687 
2 Car Attached 
None 
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Additional Subject Photos 

Front 

Lake shore 
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Subject Sketch 
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Sales Comparables 

Comparable 1 

Comparable 3 
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Subject 
Sales Comparables 

Comparable 2 

PID 1911922110007 1711922320006 2711922220067 2211922330058 
Address 17678 83rd Ave N 17405 Weaver Lake Dr N 7655 Dallas La N 7915 Chesshire La N 
Neighborhood 4612 4612 4604 4604 
Sale Price $405,000 $800,000 $888,888 $800,000 
Sale Date 05/01/2002 04/01/2021 07/23/2021 10/16/2020 
Cash Equivalent 
Price Per Sq. Ft. $201.89 $484.26 $471.56 $398.01 
Dwelling Type Single Family Single Family Single Family Single Family 
Style One Level/Rambler One Level/Rambler One Level/Rambler One Level/Rambler 
Property Area 17,101 17,930 19,574 28,689 
Actual Age 1968 1970 1984 1980 
Effective Age 2003 1985 1984 1995 
I st Floor Area 2,006 1,652 1,885 2,010 
Total GBA 2,006 1,652 1,885 2,010 
Finished Area 3,687 2,957 2,995 3,431 
Basement Area 1,932 1,652 1,632 1,946 
Basement Finished (%) 87% 79% 68% 73% 
Total Bedrooms 4 4 3 2 
Total Bathrooms 3 3 3 3 
Garage I Floor Area 560 616 616 859 
Garage I # of Cars 2 2 2 2 
Garage I Placement Attached Attached Attached Attached 
Total # of Cars 2 2 2 2 
Walkout Type Standard Walkout Standard Walkout Standard Walkout Standard Walkout 
Air Conditioning Central Central Central Central 
Pool Area-Total 
Fireplaces 4 2 I 
Deck Area-Total 622 288 660 862 
Porches 243 112 189 
Lake Weaver 27011700 Weaver 27011700 Fish 27011800 Fish 27011800 
Subject Value $1,038,200 34.0% 33.0% 33.0% 
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Information Provided by the Petitioner 





Randall DeJong 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Kellie Christensen < kchristensen@gray.com> 
Wednesday, April 13, 2022 1 :27 PM 
Randall DeJong 
Recap and supporting documents 
Christensen Lugtu - 17678 83rd Ave N- property taxes.xlsx 

Hi Randy- 

Thanks again for walking me through the city process on Monday. 

I wanted to send you this information to recap what I shared with the City Council last night so if you could please share 
with the appropriate people, I'd appreciate it. 

I didn't have time to research my own comps as many other people did but as I said, they are meaningless on their own 
right now. They don't tell the data story of what the house was listed at, and what the final price was paid that was 
likely WAY over list price. The original list price should be the comp, or at least only include a percentage of the overage 
in your calculation. So, essentially, what has happened with only a handful of lake homes because as you said, getting 
enough comps is a challenge for lake homes, is now having a city-wide negative impact on home-owners due to the 
crazy market increases that the city is imposing on everyone that will result in likely much higher taxes. We lived 
through this in 2006-2008 and the resulting crash, and we had to attend a city council meeting to get our taxes lowered 
to a reasonable amount that matched our huge reduction in value that happened at that time. We should not have to 
do that again and keep things reasonable. 

My second point was that a blanket 29% increase on all homes on Weaver Lake doesn't make sense either. There have 
only been a couple sales, of which we know people paid a ridiculous amount over asking price and/or it was not a public 
sale, which shouldn't be counted (there was one on the channel). A 29% increase on a $500k home and a 29% increase 
on a $775k home leads to very different results on the dollar increase and resulting total, the market impact, the 
expectations of a property at that value now that it's over a million, and the number of people that are willing and able 
to pay those kinds of prices. 

As I said, we have been here for 20 years and we have been tracking our home value and our taxes every year since we 
moved in. The attached historical trend analysis puts our home value at $800k for next year. This is the reasonable, 
and more sustainable increase that makes sense for our home and removes the non-sustainable and ridiculousness of 
what is going on in the market today. 

Thank you for your attention to this matter. 
Best Regards, 
Kellie Christensen & Trish Lugtu 
17678 83'° Ave. N. 
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Kellie Christensen 
CHIEF INFORMATION OFFICER, GRAY CONSTRUCTION 

Gray 
10 Quality Street 
Lexington, KY 40507-1450 
Office: 859.281.2597 
kchristensen@gray.com 
gray.com 

LINKEDIN I TWITTER I FACEBOOK I JOIN THE TEAM 

This e-mail, and any documents, files or previous e-mail messages attached to ii may contain confidential, privileged, or proprietary information. If you 
have received this communication in error, please contact the sender and destroy all copies of this email. 
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Estimated Market Value 
Since 2002 purchase 
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Estimated Market Value 
post 2012 remodel 
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Owners: K. Christensen & P. Lugtu 
Property Taxes for House: 17678 83rd Ave N, Maple Grove, MN 55311 

2002 2003 2004 2005 2006 2007 2008 2009 
Property Tax: $4,328.74 $4,229.82 $4,042.76 $4,478.60 $4,974.72 $5,699.22 $6,559.22 $7,477.18 

Property Tax Refund: $104.00 
% Increase/Decrease: n/a -2.29% -4.42% 10.78% 11.08% 14.56% 15.09% 13.99% 
Adjusted for refund: 12.47% % 

Estimated Market Value 337,500 365,600 448,700 502,300 535,600 612,500 595,300 
Estimated Market Value Increase 8.33% 22.73% 11.95% 6.63% 14.36% -2.81% 

Taxable Market Value 280,700 314,300 361,400 415,600 477,900 549,500 595,300 
Taxable Market Value Increase 11.97% 14.99% 15.00% 14.99% 14.98% 8.33% 

Market Value Increase Since Purchase ($) 0 28,100 111,200 164,800 198,100 275,000 257,800 
Market Value Increase Since Purchase (%) 0% 8% 33% 49% 59% 81% 76% 

Tax Increase Since Purchase ($) -$98.92 -$285.98 $149.86 $645.98 $1,370.48 $2,230.48 $3,148.44 
Tax Increase Since Purchase(%) -2% -7% 3% 15% 32% 52% 73% 

trend lines· 

in this grap 
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2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 
$7,679.22 $8,134.80 $6,903.22 $6,619.62 $8,901.06 $9,801.92 $8,568.82 $8,554.94 $9,222.94 $9,597.64 $10,250.90 $9,633.92 $10,129.42 

2.70% 5.93% -15.14% -4.11% 34.46% 10.12% -12.58% -0.16% 7.81% 4.06% 6.81% -6.02% 5.14% 

570,000 468,000 468,000 422,500 536,200 618,000 563,800 569,900 630,200 664,100 740,400 733,200 777,500 
-4.25% -17.89% 0.00% -9.72% 26.91% 15.26% -8.77% 1.08% 10.58% 5.38% 11.49% -0.97% 6.04% 

570,000 468,000 468,000 422,500 536,200 618,000 563,800 569,900 630,200 664,100 740,400 733,200 777,500 
-4.25% -17.89% 0.00% -9.72% 26.91% 15.26% -8.77% 1.08% 10.58% 5.38% 11.49% -0.97% 6.04% 

232,500 130,500 130,500 85,000 198,700 280,500 226,300 232,400 292,700 326,600 402,900 395,700 440,000 
69% 39% 39% 25% 59% 83% 67% 69% 87% 97% 119% 117% 130% 

$3,350.48 $3,806.06 $2,574.48 $2,290.88 $4,572.32 $5,473.18 $4,240.08 $4,226.20 $4,894.20 $5,268.90 $5,922.16 $5,305.18 $5,800.68 
77% 88% 59% 53% 106% 126% 98% 98% 113% 122% 137% 123% 134% 

forecast a year into the future 

h, it tops out at $800k 


